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Dana Reserve Specific Plan  ED21-094 (PLN-1118)  

Preliminary Initial Study in Support of the Project Notice of Preparation (NOP)  

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a "Potentially 

Significant Impact" for environmental factors checked below. The purpose of the following discussion is to 

provide a summary of the environmental impact issue areas that will be analyzed further in the propos ed 

project Environmental Impact Report (EIR).  

 Aesthetics  

 Agricultur e & Forestry  

Resources 

 Air Quality  

 Biological Resources  

 Cultural Resources  

 Energy 

 Geology & Soils 

 Greenhouse Gas Emissions  

 Hazards & Hazardous Materials  

 Hydrology  & Water Quality  

 Land Use & Planning  

 Mineral Resources  

 Noise 

 Population  & Housing  

 Public Services 

 Recreation  

 Transportation  

 Tribal Cultural Resources  

 Utilities  & Service Systems 

 Wildfire  

 

DETERMINATION: (To be completed by the Lead Agency)  

On the basis of  this initial evaluation, the Environmental Coordinator finds that:  

 The proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE 

DECLARATION will be prepared.  

 Although the proposed project could have a significant effect on the environment, there will not be a 

significant effect in this case because revisions in the project have been made by or agreed to by the 

project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

 The proposed project MAY have a significant effect on the environmen t, and an ENVIRONMENTAL 

IMPACT REPORT is required. 

 The proposed project MAY have a "potentially significant impact" or "potentially significant unless 

mitigated" impact on the env ironment, but at least one effect 1) has been adequately analyzed in an 

earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation 

measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTA L 

IMPACT REPORT is required, but it must analyze only the effects that remain to be addressed.  

 Although the proposed project could have a significant effect on the environment, be cause all 

potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 

DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant 

to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are 

imposed upon the proposed project, nothing further is required.  
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Project Environmental Analysis  

 The County's environmental review process incorporates all of the requirements for completing the 

Initial Study as required by the California Environmental Quality Act (CEQA) and the CEQA Guidelines.  The 

Initial Study includes staf f's on -site inspection of the project site and surroundings and a detailed review of 

the information in the file for the project.  In addition, available background information is reviewed for 

each project.  Relevant information regarding soil types and ch aracteristics, geologic information, significant 

vegetation and/or wildlife resources, water availability, wastewater disposal services, existing land uses and 

surrounding land use categories and other information relevant to the environmental review proce ss are 

evaluated for each project.  The County Planning Department uses the checklist to summarize the results 

of the research accomplished during the initial environmental review of the project.  

 Persons, agencies, or organizations interested in obtaining  more information regarding the 

environmental review process for a project should contact the County of San Luis Obispo Planning 

Department, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408 -2040 or call (805) 781 -5600. 

A. Project  

DESCRIPTION: A reques t by Dana Reserve, LLC for the adoption of a Specific Plan, Vesting Master Tentative 

Tract Map No. 3149 (VTTM), Conditional Use Permit, and Development Agreement to allow for the phased 

development of a master planned community (Project). The project would  allow for the future phased 

development of residential uses, flex commercial uses, open space, trails, and a public neighborhood park 

within a n approximately 300 -acre specific  plan area. Future proposed development of individual 

neighborhoods would requir e the submittal of additional future tract maps  to further subdivide the 

neighborhoods into individual lots ; this EIR is intended to provide CEQA streamlining and tiering benefits for 

those future developments.  

The Dana Reserve Specific Plan (DRSP) area is located within the South County Inland sub area of the South 

County Planning Area (Figures 1 and 2) . On January 26, 2021, the Board of Supervisors authorized a related 

General Plan Amendment (LRP2020 -00007) to allow for the processing of the Dana Reserve  Specific Plan 

(DRSP); to ensure consistency between the DRSP, the County General Plan, and Land Use Ordinance, Title 22 

of the County Code; and to change the land use category of the site to allow for the DRSP.  

The DRSP area is within the unincorporated area of San Luis Obispo County and adjacent to the Urban Reserve 

Line (URL) of the community of Nipomo (Figures 1 and 2) and within the sphere of influence of the Nipomo 

Community Services District (NCSD). The project wou ld require annexation to the NCSD to establish new 

connection s to existing NCSD water, and wastewater infrastructure  and modification of the Nipomo URL to 

include the DRSP area. Annexation of the specific plan area into NCSD service area would be subject t o the 

review and approval of the San Luis Obispo Local Agency Formation Commission (LAFCO).   

The County of San Luis Obispo General Plan  identifies the project site as the Canada Ranch specific plan area, 

which is subject to preparation and adoption of a sp ecific plan prior to annexation of the site into the Nipomo 

URL to accommodate development proposals and address pertinent issues. The property is designated as an 

expansion area under the South County Area Plan (SCAP; Sections 4.5 and 4.8) as well as the San Luis Obispo 

County Code (Inland) ɀ Title 22, Land Use Ordinance (LUO) (Section 22.98.072).   

Implementation of the DRSP would provide a guide for future private and public development in conformance 

with requirements set forth in the California Governme nt Code (CGC) Sections 65450 through 65457. The 
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DRSP would provide a bridge between the CountyɅs General Plan and specific development and subdivision 

plans of the property.  

Project Overview  

The DRSP provides a vision and would guide development of ɈThe Dana Reserveɉ by defining land uses and 

development standards, circulation, parks and trails, and infrastructure for the future residential, commercial, 

and open space land uses. The DRSP also provides a phasing/implementation plan and public facility financing 

options to accommodate this future development . Components of the DRSP include site and building design 

guidelines that reflect the history of the property , a variety of housing types for develope rs to choose from to 

allow a range of opportunities for home ownership or rental;  north -to -south roadway connections within the 

Nipomo community ; implementation of an interconnected network of walking, bicycling, and equestrian 

facilities ; the generation o f new employment opportunities ; and access to day -to -day goods and services.  

The following goals/objectives of the DRSP have guided the design, layout, and configuration of the specific 

plan area:  

Goal 1:  Provide a mix of land uses that provides a range of  amenities accessible to residents and 

community members . To respect Old Town Nipomo, the small, neighborhood -oriented village 

commercial area has been designed to complement, rather than compete with this area.  

Goal 2:  Provide a public neighborhood park , pocket parks,  and open space areas within each 

residential neighborhood, linking the neighborhoods together through a network of trails and 

open spaces.  

Goal 3:  Incorporate the rural history of the community through architectural design , as guided by 

Appendix A of the DRSP ɀ Design Guidelines . 

Goal 4:  Provide a diversity of housing types and opportunities for home ownership and apartments, 

including affordable homes consistent with the goals and policies of the Housing Element of 

the General Plan, the CountyɅs Inclusionary Housing Ordinance, and regional housing needs . 

Goal 5:  Create new employment and job training opportunities for the community and the broader 

South San Luis Obispo County area.  

Goal 6:  Enhance circulation within  the DRSP and existing community by continuing the existing public 

roadway network through the property to connect to Willow Road, providing a new park and 

ride lot to encourage carpooling, and creating new public transportation points of connection 

to facilitate public transit use and reduce single -occupant automobile use.  

Goal 7:  Integrate a network of walking, bicycling, and equestrian facilities to connect on -site 

residential neighborhoods and the broader community . 

Goal 8:  Maintain the large, centrally located  oak woodland area as a site feature. Minimize impacts to 

special status plants and animals on-site.  

Goal 9:  Meet the Building Code requirements for energy efficiencies and water savings.  

County Benefits  

In addition to the above DRSP goals, the San Luis O bispo County Board of Supervisors, on January 26, 2021, 

entered into an MOU with the applicant that states the project would have the following benefits to the 

County:  
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1. ϥmplementing the CountyɅs stated land use goals. 

2. Dedication of an Open Space easement, c ommunity park, and trail system.  

3. Providing the County with anticipated increased sale tax, property tax, and transient occupancy tax 

revenues.  

4. Providing for affordable housing in furtherance of the CountyɅs Housing Element and inclusionary 

housing goals and to assist in meeting the CountyɅs Regional Housing Needs Allocation. 

5. Providing a portion of the site to be developed as a business park, commercial area, or such related 

uses, in support of the CountyɅs further economic development. 

6. Permanent conservatio n of 388 acres of oak woodlands or similar habitat located off -site. 

Land Use and Development Standards  

The DRSP would allow land use designations to accommodate the future development of  single-family and 

multi -family residential land uses within 10 ident ified neighborhoods, as well as commercial land uses 

planned near the projectɅs frontage along U.S. Highway 101 (US 101). Anticipated c ommercial land uses 

include a village center, flex commercial  uses, a neighborhood barn  to accommodate events , a hotel, a 

daycare center, and an educational campus. The DRSP  also identifies areas reserved for public recreation, 

neighborhood parks, trails, and open space.  

The Specific Plan area consists of four parcels : one 274-acre primary parcel  (APN 091-301-073) and three 

approximately 7-acre parcels connecting the primary parcel to Willow Road (APNs 091 -301-030; 091-301-031, 

and 091 -301-029). The parcels combined total approximately 300 acres.  

The proposed land use designations are separated into three primary categories : Residential, Commercial, 

and Recreation and Open Space. The DRSP proposes the following land use s (Figure 3): 

¶ Residential Land Use s 

o Residential Single -Family-1 (DR-SF1) 

o Residential Single -Family-2 (DR-SF2) 

o Residential Multi -Family (DR-MF) 

¶ Commercial Land Use s  

o Village Commercial ( DR-VC) 

o Flex Commercial ( DR-FC) 

¶ Recreation and Open Space Land Use s 

o Recreation (DR-REC) 

o Open Space (DR-OS) 

An overview of proposed land uses within the DRSP is identified in Table 1  below.  
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Table 1. Land Use  Summary  

Land Use  Acres 1 

Density Range   

(dwelling units/acre)  

Potential 

Units  

Potential 

Square  Feet  

Residential  

Residential Single -Family-1 (DR-RSF1) 

Residential Single -Family-2 (DR-RSF2) 

132.6 

16.9 

4-7 

7.5-8.5  

709 

124 
- 

Residential Multi -Family (DR-MF) 23.5 18-24 458 - 

Public Park (DR-REC) 9-11 - - - 

Pocket Parks3 - - - - 

Primary Roads 21.9 - - - 

Residential Rural (RR) ɀ Existing 10 - - - 

Subtotal  215.9 - 1,291 - 

Commercial and Non -Residential  

Village Commercial  (DR-VC) 

Flex Commercial  (DR-FC) 

4.4 

17.9 
- - 

10,000ɀ23,000 

100,000ɀ180,000 

Internal Neighborhood Roads 2 - - - - 

Park and Ride3 - - - - 

Subtotal  22.3 - - 110,000ɀ203,000 

Open Space/Recreation  

Open Space (DR-OS) 

¶ Open Space 

¶ Trails 

¶ Basins 

49.8 - - - 

Subtotal  49.8 - - - 

TOTAL 288.0 - 1,291 110,000ɀ203,000 

1 All acreage and potential units can be adjusted up to 10% to address site -specific constraints and more suitable site design . 

2 Internal Neighborhood Roads and Pocket Parks acreage located within Residential Single -Family land use acreage calculation . 

3 Park and Ride acreage located within Public Collector Roads . 

In addition to new residential, commercial, and recreation/open space  uses, future buildout of the DRSP area 

would include internal roads, trails, and expanded utility infrastructure to serve the community. The DRSP 

includes goals and policies identified within the CountyɅs Housing Element  and propose s a dedicated 

neighborhood for future development of affordable homes. The CountyɅs Accessory Dwelling Unit (ADU) 

Ordinance would also allow for ADUs as a permitted use in all areas of the specific plan area that allow for 

resid ential uses, consistent with State ADU law.  

Phasing Improvements  

There are three phases shown in the VTTM. The grading balances on -site as follows:  

¶ Phase 1 : Includes the Frontage Road improvements, public utility connections, onsite public roads, 

Frontage  Road extension from Sandydale to Willow Road (Collector A) including intersections and 

returns for future Neighborhood connections, Cherokee Place modifications, equestrian paths, and 

public drainage facilities. The export from Phase 1 and 2 will be used as fill for Phase 3.  
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¶ Phase 2 : Onsite public roads, Pomeroy to Willow Road (Collector B) including intersections, returns 

for future neighborhood connections, Cherokee Place modifications, equestrian/pedestrian paths, 

public utility connections including li ft stations and public drainage facilities. The export from Phase 1 

and 2 will be used as fill for Phase 3.  

¶ Phase 3 : Onsite public roads, public utility connections including the public park, and public drainage 

facilities. The export from Phase 1 and 2 wi ll be used as fill for Phase 3.  

Drainage Improvements  

The existing site does not have any defined watercourses or wetlands. The topography of the site creates 

three distinct drainage sub -basin areas. About one -third of the specific plan area drains toward  US 101, where 

there are three existing culverts that drain under the highway. The other two -thirds of the site trends to drain 

towards the west; however, because the siteɅs soil conditions consist of highly permeable sandy soils, most of 

the existing site  absorbs rain without any flows leaving the site.  

Each development area will need to incorporate its own stormwater mitigation measures within the individual 

DRSP neighborhoods and commercial areas. Sample stormwater mitigation measures are described in 

Appendix A to the DRSP ɀ Design Guidelines. Neighborhood and internal road sections have been designed 

to also include roadside LID areas to treat and mitigate runoff. Inlets and/or catch basins will also be 

integrated within these areas for larger storm ev ent overflow. Storm drain inlets/culverts would be added and 

spaced appropriately to collect and convey large storm event overflow runoff towards proposed downstream 

basins. As shown in the preliminary grading scheme for the site, there are four deep storm water basins to 

detain the peak runoff from the project while discharging at or below the predeveloped peak runoff generated 

from the 2 -year event. These basins will be designed for safety with fencing where needed and fully 

landscaped.  

Circulation  

The DRSP would allow for  the future development of primary roadways that connect the DRSP area to off -site 

roads within the vicinity to act as a continuation of County -maintained roadways. Primary roadways are 

identified as Collector A, Collector B, and Collecto r C. Additional private roadways in the DRSP include Local 

Road D, local roads, and motorcourt s within Neighborhood 3 . 

Collector A ɀ North Frontage Road 

Collector A would be designed as a County -maintained public collector road and would be located in the 

eastern portion of the DRSP area. Collector A is proposed as an extension of the existing North Frontage Road 

that currently terminat es near the southeast corner of the DRSP area. This road would provide a through 

connection from Tefft Street in the south to Willow Road to the north.  

Collector B ɀ Pomeroy to Willow Road 

Collector B would be designed as a County -maintained public collector road and would be located in the 

western  portion of the DRSP area.  The roadway would provide a direct connection through the DRSP area 

from Pomeroy Road to Willow Road. At the proposed future Pomeroy Road connection, there would be a one -

way stop intersection. Collector B would act as a functional alternative to Hetrick Avenue. 

Collector C 

Collector C would be designed as a County -maintained public collector road that would be located centrally 

within the DRSP area. It would provide a direct east -to -west connection between the planned Collector A and 

planned Collector B. Roundabouts are proposed at the Collector A and Collector B intersections.  
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Local Streets - Residential 

Residential roadways would be located within the individual residential neighborhoods of the DRSP area and 

would vary in orientation and design. Local st reets are intended to provide connection from the residential 

neighborhoods to collector roads and may be privately maintained by a Homeowners Association (s) (HOA). 

Private Motorcourts 

Private motorcourts are proposed within Neighborhood 3. Private motorco urts are private streets that would 

vary in orientation and are intended to provide access to adjacent local streets within the DRSP area. These 

roads would be privately maintained by a n HOA. 

Intersections and Roundabouts 

The DRSP area would include five connection points  to the surrounding community:  

¶ Proposed Collector A at Willow Road : a new signalized three -way intersection (located approximately 

1,000 feet west of the US 101 on-ramps)  

¶ Proposed Collector B at Willow Road : a one-way stop -controlled intersection  

¶ Proposed Collector s A and B at Cherokee Place : treated as a driveway  

¶ Proposed Collector B at Pomeroy Road : a one-way stop intersection  

In addition to connection points , there are two proposed roundabouts within the DRSP area . One of these 

roundabouts would be located along Collector A at the Village Commercial area where Collector A intersects 

with Collector C . The other roundabout would be located along Collector B adj acent to proposed 

Neighborhoods 6 and 9 where the roadway intersects with Collector C.  

Emergency Access 

Two additional emergency access points are proposed in the DRSP: through proposed Neighborhood 9 

adjacent to Hetrick Road and through Neighborhood 7 as a continuation of Cory Way. Emergency access 

points would be constructed in compliance with California Department of Fire Protection and Forestry ( CAL 

FIRE) standards.  

Bicycle, Equestrian, and Pedestrian Networks 

In addition to new interior roads, the DRSP  identifies a bicycle network, an equestrian network, a pedestrian 

network, and public transit areas. The bicycle network would close existing gaps within the CountyɅs bicycle 

network and aims to promote non -motorized transit use within the DRSP area. An e questrian network is 

proposed for use by future residents of the DRSP area and other members of the community. One primary 

equestrian trail loop is proposed. The DRSP also includes a proposed equestrian trailhead facility in the 

southeast corner of the specific plan area, which would include parking for vehicles with trailers to support 

equestrian uses. In addition to the sidewalks on both sides of internal streets (except the private motorcourts), 

the proposed pedestrian network includes pedestrian trails that would provide recreational opportunities 

and connect the individual neighborhoods to the commercial and job areas within the DRSP area.  

Public Transit 

In addition, p ublic transit stops would be included in the DRSP area to encourage transit use by DR SP 

residents, employees, and visitors.  Public transit improvements would include a transit stop  within the V illage 

Commercial  area and a park -and-ride lot along Collector A just south of Willow Road.  
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Utilities  

Potable water and wastewater services for the DRSP area would be provided by the NCSD through an 

annexation into the NCSD service area . Water  and wastewater would be provided via existing NCSD 

infrastructure within North Frontage Road , near the southeast corner of the DRSP, and e xpanded water and 

wastewater  infrastructure routed within public roads  throughout the specific plan area.  

In addition to expanded water and wastewater services, the DRSP area would require the expansion of 

telecommunication, cable, electric, and natural gas utility infrastructure.  

This project will be served by the following public utility providers:  

¶ NCSD ɀ water and wastewater  

¶ Pacific Gas and Electric (PG&E) ɀ electricity  

¶ American Telephone & Telegraph Compan y (AT&T)/Pac-West Telecomm Inc ./Satin Satellite ɀ 

telephone  and data  

¶ Charter Communications ɀ cable television  

¶ SoCalGas ɀ natural gas  

Biological Resources  

The property has several habitats that have been studied for several years by Althouse and Meade.  

Oak Trees and Habitats 

The development of the specific plan area has been designed to preserve the dense oak woodlands in the 

center of the property along with several dense clusters of historic oak trees. The oak trees throughout the 

rest of the site will be impacted by development of the project and will result in the removal of an estimated 

99 acres of oak woodland and approximately 2.5 acres of scattered oak canopy in chaparral. Oak woodland 

removal and proposed mitigation will be reviewed through a  Conditional Use Permit. Mitigation measures for 

the impact will include the offsite dedication of a 38 8-acre parcel known as Dana Ridge (APNs 090-301-003 

and 090 -301-004) with approximately 200 acres of oak woodland and 120 acres of chaparral containing 

scattered oaks. On-site mitigation will include planting up to 1,500 oak trees to provide approximately 24 

acres of oak canopy in open space areas and as street trees. Additionally, this project will provide funds for 

off -site tree planting in the Nipomo ar ea.  

Pismo Clarkia 

After several spring surveys, Althouse and Meade biologists identified several clusters of Pismo clarkia on the 

northern edge of the oak woodlands. This is a rare plant and the DRSP has been designed to protect these 

clusters on the site . An incidental take permit (ITP) application has been filed with the California Department 

of Fish and Wildlife (CDFW).   

  

ASSESSOR PARCEL NUMBER(S): 091-301-073; 091-301-031; 091-301-030; 091-325-022; 091-301-029; 090-031-003 and  

090-031-004 

Latitude:   35º 02 '  43.59" N  Longitude:  120º  30'  01.73" W SUPERVISORIAL DISTRICT # 5  

B. Existing Setting  

Plan Area:  South County   Sub: South County Inland  Comm:  Rural  
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Land Use Category:  Residential Rural           

Combining Designation:  None             

Parcel Size:  288 acres 

Topography:  Nearly level   to steeply sloping   

Vegetation:  Oak woodland , Chaparral , Grasses  

Existing Uses:  Undeveloped , seasonal grazing      

Surrounding Land Use Categories and Uses:  

North:  Agriculture ; Rural Residential ; rural residences       East: Agriculture ; US 101; Nipomo High School          

South:  Residential Suburban ; Commercial Service ; rural 

residences       

West: Residential Suburban ; rural residences          
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Figure 1. Project Vicinity Map  
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Figure 2. Project Location Map  

mailto:planning@co.slo.ca.us
http://www.sloplanning.org/


DRC2020-00007 
Dana Reserve  Specific Plan  

Notice of Preparation   

PLN-2039 
04/2019  

Preliminary Initial Study ɀ Environmental Checklist  

 

976 OSOS STREET, ROOM 300 | SAN LUIS OBISPO, CA 93408 |(805) 781-5600 | TTY/TRS 7-1-1 PAGE 12 OF 44 

planning@co.slo.ca.us   |  www.sloplanning.org  

 

Figure 3. Proposed Land Use Map  
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